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20/00097/COU
Land off Ashley Road, Middleton, 

Leicestershire

Retrospective application for the material change of 
use to residential caravan site providing 4 No. Gypsy 
pitches, including laying of hardstanding, erection of 

boundary walls and fences, construction of new 
access and erection of ancillary amenity building



Location Plans



Site Layout Plan



• Principle of Development
• Design and Visual Impact
• Residential Amenity
• Highways
• Refuse and Recycling
• Flood Risk and Drainage
• Landscaping

Key Determining Issues



Proposed – Amenity Building Elevations



Proposed – Amenity Building Elevations



Proposed – Amenity Building Floor Plan



Proposed – Boundary Walls



Consultation Responses

• Internal
- Corby Borough Council (CBC) Local Plans - From the matters 

considered above, the application is for one additional gypsy and 
traveller plot/pitch on a site which already provides three 
plots/pitches.  There is a borough-wide need for additional pitches in 
the absence of a demonstrable five year supply.  These are material 
considerations in favour of granting the application which must be 
weighed up against the evidence that indicates conflict with Policies 8 
and 31 of the Joint Core Strategy and Policy 5 of the Part 2 Local Plan 
for Corby. (18.03.2020)

- CBC Environmental Services (Environmental Protection) – no objection 
but subject to condition relating to reporting of unexpected 
contamination (20.04.2020)



Consultation Responses

• External

- Northamptonshire County Council Highways – Cannot currently 
support the application (19.03.2020)

- Northamptonshire County Council Archaeology – No comments to 
make (31.03.2020)

- Environment Agency commented on 15.04.2019 – Objected to use of 
non-mains foul drainage system. No response to further queries raised 
by officers.

- Anglian Water – no comments (20.04.2020)

- Northamptonshire Police – no objections (26.03.2020)



Parish Councils’ Responses
• Middleton Parish Council – objection on grounds of highways, over 

intensification of the site, waste management, drainage, 
unauthorised development and landscaping (27.03.2020 and 
21.05.2020)

• Ashley Parish Council – objection on grounds of number and nature 
of caravans on site, over intensification of the site, waste 
management, drainage, unauthorised development, going against 
planning policy and landscaping (27.03.2020)

• Although not consulted as the application site is outside of their 
jurisdiction, Cottingham and East Carlton Parish Councils’ have also 
objected as outlined in officer report.



Third Party Responses
Neighbour objections on grounds of (material planning reasons only considered):

• Highway safety concerns including increased traffic, dangerous accesses in 
close proximity to the blind bend in the road

• Drainage concerns due to increased hardstanding

• Disposal of sewerage

• Design of boundary fence and removal of existing hedgerows

• Harm to visual amenity

• Against planning policy

• Environmental damage

• Pollution concerns

• Noise

• Overdevelopment of the site

• Waste management



Conclusion

• The retrospective application for the formation of the secondary access to 
facilitate the site being divided into two, each half being served by its own 
access along with the laying of additional hardstanding, erection of boundary 
walls and fences and the erection of an ancillary amenity building in the 
northern half of the site is considered, on balance, to be acceptable.

• Officers have identified a number of important material planning 
considerations that favour the application as submitted for which considerable 
weight should be attached.  The planning history of the site and the appeal 
decisions in 2009 and 2013 have established the acceptability of the principle 
of the use of the site.  This application by comparison is relatively minor, 
creating only one additional pitch and involving the sub-division of the site. 



Conclusion

• The North Northamptonshire Gypsy and Traveller Accommodation Assessment 
was published in March 2019 and reports a need for 10 additional pitches for 
households that meet the planning definition.  The Council has an unmet need 
for pitches and cannot currently demonstrate a five year supply of deliverable 
sites, this additional pitch would help to address that shortfall to some degree 
on what is now an established and permanent Gypsy and Traveller site.

• Officers are of the opinion that these material considerations outweigh the 
harm identified and that granting permission for the application would enable 
the Local Planning Authority to retain control of the site by the use of 
appropriately worded conditions.  

• Concerns relating to highways, drainage and landscaping can all be conditioned 
to ensure that the proposal, on balance, complies with Policies 1, 3, 5, 8, 15 and 
31 of the North Northamptonshire Joint Core Strategy 2016 and the National 
Planning Policy Framework 2019.



Recommendation is for approval

Thank you
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20/00194/SCOP
Land South of Longcroft Road, Little 

Stanion

DEED OF VARIATION TO SECTION 106 AGREEMENT –
The applicant seeks acceptance of its case that the scheme 
as consented under planning permission reference number 
17/00702/DPA and 17/00703/OUT is altered to remove the 

“roof tax and the potential overage that has been part of the 
current planning obligations since August 2016”



Location Plan

Primary School

Parcel 5 (undeveloped)

Parcel 6 (reserved matters 
approved 19/00541/REM)



• The viability is undertaken in relation to applications 17/00702/DPA and 
17/00703/OUT in combination.  The Applicant has submitted a viability appraisal for 
189 units.  

1. The first appraisal comprises the scheme including a fixed land cost sum and 
S106 contributions of £2,079,000.  

2. The second appraisal submitted excludes land value and S106 contributions. 

• Due to viability concerns the Applicant has requested that the Council ‘remove the 
roof tax and the potential overage that has been part of the current planning 
obligations since August 2016’. 

• The site has been subject to previous viability assessments so there has been a 
consistent viability issue raised at this site.

Proposal



• Principle of Development 
• Acceptability of the Applicant’s case for variation to the Section 

106. 

Key Determining Issues

Consultation Responses

• Northamptonshire County Council were consulted but to date 
have not provided any comments.  Members will be advised at 
the meeting should a response be forthcoming.



Considerations

• The applicant states that they have run a development appraisal using Argus 
Developer.  The scheme based on the 189 units (66 apartments and 123 
houses) and the S106 payment of £2.079 million generates a deficit of circa 
£6.4 million on the basis of 20% profit on GDV.  The applicant has advanced the 
case that their analysis clearly demonstrates that the scheme cannot afford to 
deliver any affordable housing on site or the £11,000 per dwelling as previously 
agreed. 

• The appointed independent assessor White Land Strategies considered two 
scenarios based upon the applicant’s submitted proposal for reduction of the 
numbers in the Principal Agreement. 

• The first appraisal comprises the scheme including a fixed land cost sum and 
S106 contributions £2,079,000. 

• The second appraisal submitted excludes land value and S106 contributions.
• Scenario 1 with land and S106 produces a deficit of -£6,427,439.  Scenario 2 

with no land and S106 allowance produces a deficit of -£2,338,844. 



Considerations

• The applicant preferred option is for Appraisal 2 which in their view would generate 
the smallest loss when compared to the first scenario. 

• The independent review advises that the assessor model submitted by the applicant 
is mathematically sound.  Although it was difficult to exactly match the applicant’s 
model due to the format of fixing profit and land and allowing a balancing revenue to 
equate to the S106 when income to the model affects the finance rate.  The principle 
is sound that there is a significant deficit loss and the WLSL version of the applicant’s 
appraisal confirms this principle.



Conclusion

• The recommendation would be that the independent review 
concurs with the Applicant that the S106 contribution is not 
viable, but the scheme allows for the construction of the village 
hall. 

• The viability assessment by White Land Strategies has had due 
regard to the policy advice contained in paragraph 34 of the 
National Planning Policy Framework (NPPF 2019) and Planning 
Policy Guidance (PPG) on viability. 



Recommendation 

Members are asked to grant permission subject to 
authority being delegated to the Head of Planning in 

consultation with the Local Planning Authority’s Legal 
Officer for the completion of the S106 Deed of 

Variation. 

Thank you


